
 AGENDA 
CITY OF ST. CHARLES 

 PLAN COMMISSION 
CHAIR PETER VARGULICH 

 
TUESDAY, JULY 8, 2025 - 7:00 P.M. 

 COUNCIL CHAMBERS 
2 E. MAIN ST., ST. CHARLES, IL 60174 

 
1. Call to order 
 
2. Roll Call -    

Chair Peter Vargulich   Jeffrey Funke   Dave Rosenberg 
 Laurel Moad    Colleen Wiese   Gary Gruber 

Gina Lawson     Zachary Ewoldt  John Fitzgerald   
 
   Auditory Members  - Holly Cabel, St. Charles Park District 
      - Paul Gordon, School District #303 
 
3. Pledge of Allegiance  

 
4. Presentation of minutes of the April 8, 2025 meeting of the Plan Commission 

 
5. Election of Officers  
 
6. St. Charles Heights Subdivision (Geneva Heights, LLC)  

Application for Preliminary/Final Plat of Subdivision  
 

7. Public Comment  
 

8. Additional Business from Plan Commission Members or Staff   
 

9. Weekly Development Report  
 
10. Meeting Announcements  
 

a. Plan Commission  
Tuesday, July 22, 2025 at 7:00pm Council Chambers  
Tuesday, August 5, 2025 at 7:00pm Council Chambers  
Tuesday, August 19, 2025 at 7:00pm Council Chambers  
 

b. Planning & Development Committee  
Monday, July 14, 2025 at 7:00pm Council Chambers  
Monday, August 11, 2025 at 7:00pm Council Chambers  

 



11. Adjournment 
 

 
ADA Compliance 

Any individual with a disability requesting a reasonable accommodation in order to participate in a public meeting 
should contact the ADA Coordinator, Jennifer McMahon, at least 48 hours in advance of the scheduled meeting. 
The ADA Coordinator can be reached in person at 2 East Main Street, St. Charles, IL, via telephone at (630) 377 
4446 or 800 526 0844 (TTY), or via e-mail at jmcmahon@stcharlesil.gov.  Every effort will be made to allow for 
meeting participation.  Notices of this meeting were posted consistent with the requirements of 5 ILCS 120/1 et seq. 
(Open Meetings Act). 

mailto:jmcmahon@stcharlesil.gov


Community Development Department 
 

Staff Report 
                   Plan Commission Meeting – July 8, 2025 

 
 

 
Applicant: Geneva Heights 

LLC 
St. Charles Heights Subdivision 

 

 

 Subject Property 

Property 
Owner: 

Geneva Heights 
LLC   

Location: 873 Geneva Rd. 

Purpose: Subdivide 
property to create 
two buildable lots  

Applications:  Preliminary/Final 
Plat of Subdivision  

Public Hearing: N/A  

Zoning: RT-1 (Traditional 
Single Family)  

Current Land 
Use: 

Single-Family 

Comprehensive 
Plan: 

Single Family 
Detached 
Residential  

Summary of 
Proposal:  

Geneva Heights LLC, represented by Bob Rassmussen, is requesting approval to split 
873 Geneva Rd into two buildable lots for the purpose of constructing two single-family 
homes. The existing home will be demolished. Access to the lots will be via a shared 
driveway off Geneva Rd. Required public storm sewer will be provided for the two lots 
and extended through the property to the south.  

Info / 
Procedure on 
Application: 

Combined Preliminary / Final Plat of Subdivision review has been requested. Final Plat 
procedures apply.   
Final Plat of Subdivision:  

• Final Plat is the actual plat document that will be recorded with the County to 
formally create new lots, dedicate streets, and provide easements, etc. 

• Recommendation is based on compliance with all other code requirements 
(including Zoning & Subdivision Codes).  

• A public hearing is not required for this type of application. 

• No findings of fact are applicable to this application. 

Suggested 
Action:  

Review the Preliminary / Final Plat of Subdivision. 
 

Staff has found the application materials to be complete and the Plat to be in 
compliance with the Zoning and Subdivision Codes.  
 
Staff recommends approval of the Preliminary / Final Plat of Subdivision.  

Staff Contact: Ellen Johnson, Planner  
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I. PROPERTY INFORMATION  

 
A. History / Context  

 
The subject property is 873 Geneva Road, a parcel containing 33,436 sf / 0.768 acres, located 
on the west side of Geneva Rd / Rt. 31 across from Mt. Saint Mary Park. The parcel contains a 
single-family home constructed around 1900.  
 

B. Zoning  
 
The subject property is zoned RT-1 Traditional Single Family Residential. The same zoning 
designation exists to the north and south, with RT-2 zoning to the west and Public Lands to the 
west. Single-family homes surround the property on three sides.  
 

 Zoning Land Use 

Subject Property RT-1 Traditional Single Family Residential SF home 

North RT-1 Traditional Single Family Residential  SF home  

East PL Public Lands   Mt. Saint Mary Park  

South RT-1 Traditional Single Family Residential  SF home 

West RT-2 Traditional Single Family Residential SF homes 

 

 
 

C. Comprehensive Plan 
 
The Land Use Plan adopted as part of the 2013 Comprehensive Plan identifies the subject 
property as “Single-Family Detached Residential”. The Land Use Plan is meant to, “provide a 
general assessment of land potential and recommendations for what types of land uses will 
best meet the needs of the community in the long term” and assist the City in making future 
land use and development policy decisions (p.37). 
 
The Single-Family Detached Residential land use is described as follows: 

Zoning Map 

https://www.stcharlesil.gov/planning/comprehensive
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Single family detached residential areas should consist primarily of single family 
detached homes on lots subdivided and platted in an organized and planned manner. 
Downtown, single family residential areas consist primarily of older buildings, many 
rehabilitated, with small yards and minimal garage space. Single family residential 
detached homes are the most prevalent building type in the community, and should 
continue to be so.  

 

 
 

II. PROPOSAL 
 

Property owner Geneva Heights LLC, represented by Bob Rassmussen, is proposing subdivision of 
873 Geneva Road into two buildable lots for the purpose of constructing two single-family homes. 
The existing home on the property will be demolished. Details:  

• Lot 1: 16,163 sf / 0.37 acre 

• Lot 2: 17,273 sf / 0.39 acre  

• Public Utility and Drainage easement established around lot perimeters.  

• Access will be via a shared driveway off Geneva Road. A shared access easement is established 
on the Plat. A maintenance agreement has been provided which defines use and maintenance 
responsibility of the shared driveway for the two property owners. The driveway will require 
IDOT review and approval.  

• Public sidewalk will be replaced along the Geneva Road frontage.   
 

III. ANALYSIS 
 
A. Bulk Standards  

 
The table below compares the bulk requirements of the RT-1 District with the proposed 
subdivision. The proposed lots meet lot area and width standards. The engineering plans 
depict generalized building footprints. Building plans for each lot will be reviewed at the time 
of building permit and will be subject to the listed RT-1 bulk requirements.   
 

Land Use Map 
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B. Design Review  
 
Homes in the RT Traditional Residential districts are subject to Design Review Standards & 
Guidelines contained in Ch. 17.06. These provisions are meant to ensure new construction is 
compatible with traditional development patterns and incorporate design features that are 
found in the City’s older neighborhoods. The homes to be constructed on Lots 1 and 2 will 
need to meet the applicable standards and guidelines. Staff will review upon submittal for 
building permit.  
 

C. Tree Preservation Plan  
 
A tree survey was conducted for the subject property, identifying the species and condition of 
all existing trees more than 4” in diameter. The Tree Preservation Plan identifies removal of 34 
trees due to lot grading and construction of the homes. Trees will be preserved at the west 
end of the lots.  
 

D. Engineering Review  
 
Installation of public storm sewer is required, and this sewer will be extended through the 
property to the south, 885 Geneva Rd. A separate Plat of Easement has been prepared for the 
neighboring property and will need to be recorded prior to construction.   
 
Private storm sewer for the benefit of both lots runs along the common lot line of Lots 1 and 2 
and through Lot 2. A maintenance agreement has been prepared which defines use and 
maintenance responsibility of the storm sewer system. A Plat of Easement or easement 
agreement will be needed for the private storm sewer, as well.  
 
 
 
 
 
 

 RT-1 District Lot 1 Lot 2 

Min. Lot Area 8,400 sf 16,163 sf 17,273 sf 

Min. Lot Width 60 ft.  66.21 ft. 66 ft. 

Max. Building 
Coverage 

30% for structures 1 
½ stories or less; 

25% for structures 
over 1 ½ stories  

TBD TBD 

Max. Building Height 
Lesser of 34 ft. or 2  

stories 
TBD TBD 

Min. Front Yard 30 ft.  TBD TBD 

Min. Side Yard 

6.6 ft for 1 ½ stories 
or less;  

8 ft. for structures 
over 1 ½ stories   

TBD TBD 

Min. Rear Yard  40 ft. TBD TBD 
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IV. DEVELOPER CONTRIBUTIONS 

 
A. Inclusionary Housing 

 
This development is subject to the Inclusionary Housing Ordinance, Title 19 of the City Code. 
The affordable unit requirement for this development is 0.1 unit (5% of 2 units). Fee in lieu will 
be accepted. Based on fee in-lieu amount of $15,866.30 per required affordable single-family 
home, a total fee in-lieu amount of $1,586.63 will be due at the time of building permit. 
 

B. School District 
 

This development is subject to Ch. 16.10 “Dedications” of the Subdivision Code which requires 
a land or cash contribution to St. Charles CUSD 303. A credit will be granted for the existing 
dwelling unit. A cash contribution will be due for 1 unit. A 3-bedroom unit is anticipated, 
resulting in a contribution of $7,023.25 which will be due at the time of building permit. The 
fee will be recalculated if the bedroom count changes with the permit submittal.  
 

C. Park District  
 

Also per Ch. 16.10 of the Subdivision Code, a land or cash contribution is required for the St. 
Charles Park District. A credit will be granted for the existing dwelling unit. A cash contribution 
will be due for 1 unit. A 3-bedroom unit is anticipated, resulting in a contribution of $6,972.10 
which will be due at the time of building permit. The fee will be recalculated if the bedroom 
count changes with the permit submittal.  

 
V. SUGGESTED ACTION  

 
Staff recommends approval of the Preliminary / Final of Subdivision applications. Approval should 
be subject to resolution of outstanding staff comments.  

 
VI. ATTACHMENTS 

• Applications for Preliminary & Final Plat of Subdivision; received 10/9/23  

• Plat of Subdivision  

• Engineering Plans (for reference)  



















Name of Development:
Date Submitted: 
Prepared by: 

PARK LAND/CASH WORKSHEET 
City of St. Charles, Illinois 

Total Dwelling Units: 

A credit for existing residential lots within the proposed subdivision shall be granted. Deduct one (1) unit per existing lot. 

Total Dwelling Units w/ Deduction:  

*If the proposed subdivision contains an existing residential dwelling unit, a credit calculated as a reduction of the estimated population for the
dwelling is available. Please request a worksheet from the City.

Estimated Population Yield: 
Type of Dwelling # Dwelling Units (DU) Population Generation 

per Unit 
Estimated Population 

Detached Single Family 

➢ 3 Bedroom DU x 2.899 = 

➢ 4 Bedroom DU x 3.764 = 

➢ 5 Bedroom DU x 3.770 = 

Attached Single Family 

➢ 1 Bedroom DU x 1.193 = 

➢ 2 Bedroom DU x 1.990 = 

➢ 3 Bedroom DU x 2.392 = 

➢ 4 Bedroom DU x 3.145 = 

Apartments 

➢ Efficiency DU x 1.294 = 

➢ 1 Bedroom DU x 1.758 = 

➢ 2 Bedroom DU x 1.914 = 

➢ 3 Bedroom DU x 3.053 = 

Totals: 
      Total Dwelling Units       Estimated Total Population 

 (with deduction, if applicable) 

Park Site Requirements: 
Estimated Total Population:   x  .010 Acres per capita  =   Acres 

Cash in lieu of requirements: 
Total Site Acres:        x  $240,500 (Fair Market Value per Improved Land)  =  $ 



SCHOOL LAND/CASH WORKSHEET 
City of St. Charles, Illinois 

Name of Development:
Date Submitted: 
Prepared by: 

Total Dwelling Units: 

A credit for existing residential lots within the proposed subdivision shall be granted. Deduct one (1) unit per existing lot. 

Total Dwelling Units w/ Deduction: 
*If the proposed subdivision contains an existing dwelling unit, a credit is available calculated as a reduction of the estimated population for the
dwelling. Please request a worksheet from the City.

Estimated Student Yield by Grades: 
Type of Dwelling # of dwelling 

Units (DU) 
Elementary 

(Grades K to 5) 
Middle 

(Grades 6 to 8) 
High 

(Grades 9 to 12) 

Detached Single Family 

➢ 3 Bedroom DU x .369 = DU x .173 = DU x .184 = 

➢ 4 Bedroom DU x .530 = DU x .298 = DU x .360 = 

➢ 5 Bedroom DU x .345 = DU x .248 = DU x .300 = 

Attached Single Family 

➢ 1 Bedroom DU x .000 = DU x .000 = DU x .000 = 

➢ 2 Bedroom DU x .088 = DU x .048 = DU x .038 = 

➢ 3 Bedroom DU x .234 = DU x .058 = DU x .059 = 

➢ 4 Bedroom DU x .322 = DU x .154 = DU x .173 = 

Apartments 

➢ Efficiency DU x .000 = DU x .000 = DU x .000 = 

➢ 1 Bedroom DU x .002 = DU x .001 = DU x .001 = 

➢ 2 Bedroom DU x .086 = DU x .042 = DU x .046 = 

➢ 3 Bedroom DU x .234 = DU x .123 = DU x .118 = 

Totals:        TDU    TE  TM  TH 
  (with deduction, if applicable) 

School Site Requirements: 
Type # of students Acres per student Site Acres 

Elementary (TE) x .025 = 

Middle (TM) x .0389 = 

High (TH) x .072 = 

     Total Site Acres:  

Cash in lieu of requirements: 

 (Total Site Acres)  x  $240,500 (Fair Market Value per Improved Land)  =  $ 



Unit Count Range 
# of Units Proposed 

in Development 
% of Affordable 
Units Required 

# of Affordable Units 
Required 

1 to 15 Units X 5% = 

More than 15 Units X 10% = 

# of Affordable 
Units Required 

# of Affordable 
Units Proposed to 

Pay the Fee-In-Lieu 

Fee-In-Lieu Amount 
Per Affordable Unit 

Total Fee-In-Lieu 
Amount 

X $39,665.75 = 

# of Affordable 
Units Required 

# of Affordable 
Units Proposed to 

Pay the Fee-In-Lieu 

Fee-In-Lieu Amount 
Per Affordable Unit 

Total Fee-In-Lieu 
Amount 

X $27,766.03 = 

INCLUSIONARY HOUSING WORKSHEET 

Name of Development: 

Date Submitted: 

Use this worksheet to determine the affordable unit requirement for the proposed development and to 
propose how the development will meet the Inclusionary Housing requirements of Title 19.  

Fee In-Lieu Payment Calculation 

Multi-Family Development: 

1) Calculate the number of affordable units required:

2) How will the Inclusionary Housing requirement be met?

 Provide on-site affordable units

 Pay a fee in-lieu of providing affordable units (calculate fee in-lieu below)

 Provide a mixture of affordable units and fee in-lieu

o # of affordable units to be provided: 

o Amount of fee in-lieu to be paid (calculate below): 

Single-Family Attached (Townhouse) / Two-Family Development: 

Single-Family Development: 

# of Affordable 
Units Required 

# of Affordable 
Units Proposed to 

Pay the Fee-In-Lieu 

Fee-In-Lieu Amount 
Per Affordable Unit 

Total Fee-In-Lieu 
Amount 

X $15,866.30 = 
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